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         O’Hara-Buthray Associates, Inc. 

1 West Boylston Street, Suite 306  
Worcester, MA  01605 

 
Ph: (508) 757-9381 

Fax: (508) 752-1544 

 
June 26, 2023 
 
Mr. Shirin Everett, Esq. 
KP Law  
101 Arch Street, 12th Floor 
Boston, MA  02110                                       
 
                            
Dear Attorney Everett: 
 
At your request, an appraisal of a portion of the property at 12 Union Street (Building 1500), 
Westborough, Massachusetts owned by BSC RE Owner LLC has been completed at your request. 
 
As of the date of this appraisal, the subject was a portion of a 53.49+/- acre (AC) site known as Bay State 
Commons, a 261,672+/- square foot (SF) neighborhood shopping center.   According to a proposed 
subdivision plan provided by the property owner, the subject site will consist of 2.58+/-AC and includes 
the existing 67,765+/-SF, two story, steel and masonry frame retail/gym building (known of 1500 Union 
Street).   The property is zoned Industrial (IA) and is also located in the Downtown Planning Overlay 
district.  
 
As of the date of valuation, the subject was partially encumbered by a lease to Boston Sports Club that 
expires February 29, 2024.  Reportedly, the tenant did not exercise their option to renew and will be 
vacating the premises at the end of their lease.  Given this, the property rights appraised are the fee 
simple estate.  
 
The report has been prepared for KP Law, c/o Mr. Shirin Everett, Esq., the intended user and client.  The 
purpose of the appraisal is to estimate the market value of the subject property.  The intended use of 
the appraisal is for potential acquisition purposes. 
  
Within the past three years, the subject property was not appraised by the appraiser. 
 
The analysis and conclusion within the attached report are based on field research, interviews with 
market participants, and publicly available data collected by the appraiser.  Supporting documentation 

is retained in the appraiser's file. 
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Extraordinary Assumptions & Hypothetical Conditions 

The value conclusions are subject to the following extraordinary assumptions that may affect the 
assignment results.  An extraordinary assumption is an assumption, directly related to a specific 
assignment, as of the effective date of the assignment results, which, if found to be false, could alter the 
appraiser's opinions or conclusions.  
 

1. Based on discussions with Jeremy Grossman, a representative of the owner, there will be  
reciprocal easements for ingress, egress, and common area parking between the subject lot and 
common areas of Bay State Commons.  As a result of these easements, the owner of the subject 
building will likely pay a share of some common area operating expenses (i.e. snow plowing, 
sanding, snow removal, etc.).  The valuation in this report is based on the extraordinary 
assumption that the proposed easements/common area charges are reasonable and do not have 
an adverse effect on the marketability and/or value of the subject property.  A detailed analysis 
of the easements and what proposed common area charges are to be shared is strongly 
recommended. 
 

2. The subject is listed as a confirmed disposal site in the Transition List of Confirmed Disposal Sites 
and Locations to be Investigated (Department of Environmental Protection [DEP]).  The estimate 
of value is contingent on conformity to all municipal, state, and federal environmental guidelines. 
 

The value conclusions are based on the following hypothetical conditions that may affect the assignment 
results.  A hypothetical condition is a condition, directly related to a specific assignment, which is contrary 
to what is known by the appraiser to exist on the effective date of the assignment results, but is used for 
the purpose of analysis. 
 

1. As of the date of this appraisal, the subject was a portion of a 53.49+/-AC site known as Bay State 
Commons.  According to a proposed subdivision plan provided by the property owner, the subject 
site will consist of 2.58+/-AC and includes the existing 67,765+/-SF, two story, steel and masonry 
frame retail/gym building (known of 1500 Union Street). The valuation is based on the 
hypothetical condition that all approvals are granted for the subdivision of the subject site. 
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The accompanying Appraisal Report has been prepared in accordance with the Uniform Standards of 
Professional Appraisal Practice.  Included is a description and analysis of the real estate, all pertinent 
data, valuation methodology, supporting relevant exhibits, and Addendum to the attached report. 
 
The estimated market value of the subject property, as of June 7, 2023, is: 
 

Six Million Forty Thousand Dollars 
$6,040,000 

 
This firm disclaims the validity of appraisal reports which lack original signatures on the letter of 
transmittal, on the Certification, and after the reconciliation of value estimates. 
 

Respectfully submitted, 

 
Michael J. O'Hara, MAI 
Certified General 
Real Estate Appraiser 
Commonwealth of MA #932  
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Executive Summary 

 
Intended User and Client  

 
KP Law, c/o Mr. Shirin Everett, Esq. 

Purpose of The Report         Estimate Market Value 
 

Intended Use of Appraisal     Potential Acquisition Purposes 
 

Property Owner                BSC RE Owner LLC  
 

Property Classification       Retail/Gym 
 

Property Location             12 Union Street (Building 1500) 
Westborough, Massachusetts  
 

Property Rights Appraised     Fee Simple Estate  
 

Date of Inspection            June 7, 2023  
 

Date of Valuation             June 7, 2023 
 

Date of Report                June 26, 2023 
 

Zone Classification           Industrial (IA) and is also located in the Downtown 
Planning Overlay district  
 

Assessment Data                     FY 2023 
Map 21, Block, 57, Lot 0 

Land                       $  8,665,300 
Building                 $10,209,000 
Total                      $18,874,300   
Real Estate Tax    $      317,843   
 
Note: Subject property not separately assessed; 
assessment above is for entire Bay State 
Commons property (261,672+/-SF on 53.49+/-AC 
site) 
 

Size of Parcel                2.58+/-AC site with 124.71+/- feet of frontage (FF) 
along Brigham Street  
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Property Improvements         67,765+/- square foot (SF), two story, steel and 
masonry frame retail/gym building  
 

Highest And Best Use 
- If Vacant 

As Improved  

 
Commercial Development  
Existing Use  
 

Marketing & Exposure Time     4-6 months 
 

Valuation Analysis 
  Site Value  

 
Not developed 

  Cost Approach  
  Sales Comparison Approach 

Not developed 
Not developed 

  Income Capitalization Approach $6,040,000 
  Final Estimate of Value $6,040,000 
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Subject Photographs 

 

Front & Side of Subject Property 

 

 Front & Side of Subject Property 
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Rear & Side of Subject Property 

 

Rear of Subject Property   
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Typical Retail Space - First Floor    

 

Typical Retail Space – First Floor    
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Storage Area – First Floor   

 

Typical Bathroom Area – First Floor  
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Typical Gym Space  - Second Floor 

 

Typical Gym Area – Second Floor  
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Basketball Court – Second Floor    

 

Workout Room – Second Floor  
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Spin Room – Second Floor   

 

Pool – Second Floor 
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Typical Locker Room – Second Floor   

 

Typical Locker Room Hallway – Second Floor   
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Typical Bathroom – Second Floor  

 

Electrical Room – First Floor 
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Sprinkler Room – First Floor     

 

Parking Area in Front of Subject Property  
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Parking Area – West Side of Union Street   

 

Facing Northerly on Brigham Street   
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Facing Southerly on Brigham Street 
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Identification of the Real Estate 

The subject is a portion of the property located at 12 Union Street (Building 1500), Westborough, 
Massachusetts.  The entire parcel (including other land area and buildings not included in this appraisal) 
is identified on Assessor Map 21, Block 57, Lot 0. 

History   

 
January 19, 2023: BSC RE Owner LLC acquired a 50% interest in the subject property and other land and 
building areas from PL Westborough LLC for consideration of $11,000,000 (being the current balance of 
the existing loan), recorded in the Worcester District Registry of Deeds (WDRD), in Book 68741, Page 
363. 
 
January 19, 2023: BSC RE Owner LLC acquired a 50% interest in the subject property and other land and 
building areas from Westborough Harvest, LLC for consideration of $11,000,000 (being the current 
balance of the existing loan), recorded in the Worcester District Registry of Deeds (WDRD), in Book 
68741, Page 373. 
 
A copy of the deeds are included within the Addendum. 

Asking Price 
According to Jeremy Grossman, a representative of the property owner, the asking price is $9,000,000 

($132.81/SF).  Based on the final estimate of value, the asking price appears high. 

Personal Property 

No personal property is included in the value of the real estate.  
 

Intended User and Client of Report 
The report has been prepared for KP Law, c/o Mr. Shirin Everett, Esq., the intended user and client. 
 

Purpose of Appraisal 
The purpose of the appraisal is to estimate the market value of the property as of June 7, 2023. 
 

Intended Use of Appraisal 
The intended use of this appraisal is for potential acquisition purposes.  
 

Property Rights Appraised 

Fee simple estate is defined as: "Absolute ownership unencumbered by any other interest or estate, 
subject only to the limitations imposed by governmental powers of taxation, eminent domain, police 
power, and escheat".  [The Dictionary of Real Estate Appraisal, 7th ed. (Appraisal Institute, 2022), 73]. 
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Effective Date of Value 

The appraiser inspected the property on June 7, 2023, the effective date of valuation. 
 

Definition of Market Value 

Market value is defined by the federal financial institutions' regulatory agencies as: The most probable 
price which a property should bring in a competitive and open market under all conditions requisite to 
a fair sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price is not 
affected by undue stimulus.  Implicit in this definition is the consummation of a sale as of a specified 
date and the passing of title from seller to buyer under conditions whereby: 

 
1.  Buyer and seller are typically motivated; 
2. Both parties are well informed or well advised, and acting in what they consider their own best 
interests; 
3.  A reasonable time is allowed for exposure in the open market; 
4. Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements 
comparable thereto; and 
5. The price represents the normal consideration for the property sold unaffected by special or 
creative financing or sales concessions granted by anyone associated with the sale. 

 
Source: 12 CFR Section 34.42 (f)’ 
 

Appraisal Development and Reporting Process 

This Appraisal Report conforms to USPAP SR 2-2(a). 
 

Scope of Work 
The preparation of this appraisal consisted of: 
 
Michael J. O'Hara, MAI of O'Hara-Buthray Associates, Inc. inspected the subject property on June 7, 2023.  
Additional steps taken to complete this assignment included the following. 
 

• A field inspection of the subject, and photos. 
 

• A tour through the neighborhood and the general area of the town to note predominant 
characteristics such as land use, condition of properties, neighborhood influences, vacancy, etc. 
 

• Research at the Westborough Town Hall to review the Assessor field card for assessment/tax 
data and for information about the property. 
 

• Building permit activity was reviewed, as were the most recent zoning bylaws. 
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• Site data and soil characteristics were researched in resources such as the applicable floodplain 
insurance rate map; the Natural Resources Conservation Services, published by the United States 
Department of Agriculture soil maps and descriptions); and the DEP Transition List of Confirmed 
Disposal Sites and Locations To Be Investigated. 
 

• Area demographics such as population trends, unemployment statistics, etc. were researched in 
publications such as Employment and Unemployment Statistics published by the Massachusetts 
Department of Employment and Training. 
 

• Pertinent area information was researched from in-house resources and news articles: Telegram 
& Gazette, Worcester Business Journal, The Wall Street Journal, Bankers and Tradesmen, CoStar 
Comps data, and an in-house data base. 
 

• Market area research included contacting brokers, property owners, etc. for the purpose of 
obtaining and verifying rental rates, vacancies, etc.; and updating information on the latest 
events affecting the town or the neighborhood.  This also included contacting local financial 
institutions to obtain current lending policies. 
 

• Also researched at the Registry of Deeds were recorded deeds for a 3-year sales history of the 
subject. 
 

• The estimated value of the subject has been developed by the Income Capitalization Approach 
only.   

 
Please note this appraisal process did not include: 
 

• The estimated value of the subject was not developed by the Cost Approach due to the age of 
the improvements.   The Sales Comparison Approach was not developed for the subject as no 
sales of comparable properties could be found.   Additionally, per prior agreement with the client, 
this approach was not developed. 

 
This Appraisal Report is a brief recapitulation of the appraiser's data, analyses, and conclusions.  
Supporting documentation is retained in the file.  

 
All properties considered for comparative purposes were visited and photographed. 
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Area Map 
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Area Description 
 

Westborough is a suburban community in Worcester County, approximately 15 miles east of the center 
of downtown Worcester; 30 miles west of the city of Boston.  It is bordered by Northborough on the 
north, Southborough and Hopkinton on the east, Grafton and Upton on the south, and Shrewsbury and 
Grafton on the west. 
 
The town is accessible via several state routes and interstate highways: Routes 9, 30, and 135, and 
Interstates 495 (I-495) and 90 (Massachusetts Turnpike). I-495 intersects with the east/west 
Massachusetts Turnpike just over the Westborough town line in Hopkinton. 
 
Route 9 is the major commercial east/west state roadway through Westborough; Routes 30 and 135 
crosses in a north/south direction. 
 
Following are the unemployment rates as of May 2023 (most recent available) for the United States, 
Massachusetts, Worcester County, and Westborough reported by the Massachusetts Department of 
Employment and Training. 
 
 
 
 
 
Following is the census data for Westborough in 2000, 2010 and 2020.  
 

Town 2000 2010 % Change 2020 % Change 
Westborough 17,997 18,272 +1.5% 21,567 +18.0% 

      Source: U.S. Census data 
 
The census in Westborough increased modestly from 2000 to 2010 by 1.5%, however, increased 
significantly from 2010 to 2020 by 18%.  Population increases are favorable for local businesses and the 
housing market.  
 
The following is a comparison of the median household income for 2021 (most recent available) in 
Westborough, Worcester County and Massachusetts. 
 
 
 
 
 
 
                                        Source: U.S. Census data 

United States Massachusetts Worcester County Westborough 
2.3% 2.3% 2.3% 2.1% 

Location Median Income 2021 
Westborough   $118,185 

Worcester County  $81,660 
Massachusetts  $89,026 
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As indicated by the figures presented, Westborough’s median household incomes for 2021 were 
considerably higher than those in Worcester County and Massachusetts, which has a positive impact on 
property values in the area.  
                                    

Economic Influences 
 
A factor influencing investment in real estate is current lending criteria.  Financing is available, but 
underwriting criteria are more exacting.  The prime rate increased steadily to as high as 9.5% on May 17, 
2000.  With the slowdown in the economy, the prime rate was reduced numerous times to the low rate 
of 4.00% as of June 27, 2003.  The rate increased numerous times to 8.25% as of June 26, 2006 in an 
attempt to slow inflation.  The prime rate was later reduced numerous times to 3.25% on December 16, 
2008 in an attempt to stimulate the economy once again.  The prime rate remained fixed until it 
increased to 3.5% on December 17, 2015, followed by eight increases reaching 5.50% on December 20, 
2018.  The feds then cut the prime rate to 5.25% on August 1, 2019, to 5.0% on September 19, 2019, to 
4.75% on October 30, 2019 and bigger cuts to 4.25% on March 4, 2020 and again to 3.25% on March 16, 
2020 due to economic growth slowing and the negative impact on the economy and general health 
concerns from the Coronavirus.   The prime rate increased to 3.50% on March 16, 2022 in an attempt to 
slow the increase in inflation.  An additional increase to 4.0%  took place on May 5, 2022, then to 4.75% 
on June 22, 2022, to 5.50% on July 28, 2022, to 6.25% on September 22, 2022, to 7.00% on November 3, 
2022, to 7.5% on December 15, 2022, to 7.75% on February 2, 2023, to 8.00% on March 23, 2023 and to 
8.25% on May 4, 2023.   Additional increases are uncertain, as favorably there are signs that inflation is 
starting to decrease.    
 
Prior to the Coronavirus, some of the major factors that had previously negatively impacted on consumer 
confidence levels and the economy in the country included high fuel and food prices, weak job growth 
and manufacturing figures, stagnant retail sales, and the weak state of several European countries.  Oil 
and gas prices had dropped substantially in the past partly due to an oversupply and also as a result of 
the virus.  Prices escalated once again, however, more recently have decreased somewhat.  There 
previously had been job growth, however, income levels were typically lower than in prior stronger 
economic times.  Due to the difficulty of being able to fill job needs at many businesses, income 
requirements for many jobs have increased.   Many larger companies have had layoffs as a result of the 
weakened economy in some sectors.   
 
The stock market has had significant volatility with major upward and downward fluctuations.  A lot of 
the volatility is attributed to factors such as the so called “trade wars” with China, weaker retail figures, 
a result of the negative impact of the virus, high inflation levels, supply chain shortages, rising fuel costs, 
rising interest rates, the war in Ukraine, the difficulty filling employment needs, and difficulty meeting 
trucking, shipping and production needs, etc.   
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Market Analysis 
 

The subject is located in a neighborhood shopping center and is a two story retail building.  Addressing 
the market most impacting the subject, the discussion which follows focuses on retail  properties.   
 
According to CoStar Comps data (see addendum) there is 2,450,080+/-SF of retail space (the 
predominant use of the subject) in Westborough of which 143,034+/-SF (5.8%) is listed as vacant space. 
If including space becoming available and space for sublease, the vacancy level increases to 224,381+/-
SF (9.2%), a much higher rate. 
 
Based on the comparable rental data found, similar retail space is renting at a range of approximately 
$5.59/SF to $14.50/SF depending on numerous factors.   Similar gym space is renting at a range of 
approximately $7.44/SF to $12.70/SF depending on numerous factors. 
 
In summary, demand for retail and gym spaces continues to be fairly strong.  The low vacancy rates are 
having a positive impact on values of this type of investment.  
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Neighborhood Map 
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Neighborhood Description 

  
The subject is located on the south side of Union and East Main Street (Route 30), as well as the East 
Side of Brigham Street.   It is currently a portion of Bay State Commons neighborhood shopping center 
which consists of 261,672+/-SF.    This section of town is considered the downtown area, with a dense 
concentration of commercial, residential, and municipal properties. 
 
Commercial uses benefit from high traffic levels along East Main Street.  According to a traffic study, 
conducted by the Massachusetts Department of Transportation (MDOT), a nearby count of 15,232 was 
obtained in 2021 on East Main, west of Lyman Street. 
 
Improvements in the neighborhood include retail buildings (including Bay State Commons), restaurants, 
retail strip centers, branch banks, office buildings, service stations, gas station/convenience store, 
medical clinic, condominiums, a congregate care facility, older residential dwellings, apartments, mixed 
use (retail/apartment) properties, the town hall, municipal buildings, industrial buildings, etc.  Most of 
the commercial buildings in the neighborhood are in good condition and there is minimal vacancy. 
 
Utilities available to the neighborhood include public water, sewer, gas, electricity, and telephone. 
 
Accessibility to the neighborhood is good.  The property is on Route 30.  Route 9 is approximately one 
mile north, accessed via Route 30 or Route 30 to Lyman Street.  The nearest interstate highway is I-495, 
approximately two miles east, accessed via Route 30 to Route 9. 
 
In summary, the subject property is in a densely developed neighborhood of predominantly commercial 
properties benefiting from high traffic levels along East Main Street. 
 
Marketing and Exposure Time: The marketing and exposure time is estimated at 4-6 months. 
 

Zoning Data 
 
The property is zoned Industrial (IA) and is also located in the Downtown Planning Overlay district.  
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Dimensional Requirements 
 
The following are the dimensional requirements for this zone.    
 

              Item 
Minimum Lot Area 

Requirement 
15,000 SF 

Minimum Frontage  
Minimum Front Yard 
Minimum Side Yard 
Minimum Rear Yard 
Minimum Open Space 
Maximum Stories   
Maximum Height                               

     125 FT 
       25 FT 
       25 FT 
       25 FT 
     60% 

    4  
        60 FT 

 
As of the date of this appraisal, the subject was a portion of a 53.49+/-AC site known as Bay State 
Commons.  According to a proposed subdivision plan provided by the property owner, the subject site 
will consist of 2.58+/-AC and includes the existing 67,765+/-SF, two story, steel and masonry frame 
retail/gym building (known of 1500 Union Street).  The valuation is based on the hypothetical condition 
that all approvals are granted for the subdivision of the subject site. 
 
Permitted Uses 
 
The overlay zone permits retail/gyms, the highest and best use. 
 

Tax and Assessment Data 
 

FY 2023 
Map 21, Block, 57, Lot 0 

Land                       $  8,665,300 
Building                 $10,209,000 
Total                      $18,874,300 
Real Estate Tax    $      317,843 

 
Note: Subject property not separately assessed; assessment above is for entire Bay State Commons 
(261,672+/-SF on 53.49+/-AC site). 
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Proposed Site Plan 
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Site Analysis 

Size and Configuration 

The subject consists of a 2.58+/-AC site with 124.71+/-FF along Brigham Street.  The depth of the site 
varies.  The configuration and size of the site is conducive for development. 

Geology 

The primary soil type in the area of the subject is Urban land complex. (Natural Resources Conservation 
Services published by the U.S. Dept. of Agriculture). 
 
(Ur) Urban land 
 

This unit consists mainly of buildings, shopping centers, roads, and parking lots.  Most areas are in the 
built-up parts of cities and some of the densely populated suburbs.  The vegetation commonly is limited 
to lawns and ornamental trees and shrubs.  Determination of the suitability of these areas for any use 
requires onsite investigation. 
 

Based on development in the immediate neighborhood and on site, as well as considering that public 
water and sewer are available, development appears possible.   

Environmental  

The subject is listed as a confirmed disposal site in the Transition List of Confirmed Disposal Sites and 
Locations to be Investigated (Department of Environmental Protection [DEP]).  The estimate of value is 
contingent on conformity to all municipal, state, and federal environmental guidelines. 

Topography  

The terrain of the site is mostly level and at the road grade of Brigham Street.  Overall, the site is 
conducive for its use.   

Floodplain  

According to Flood Insurance Rate Map (FIRM) #25027C0663F, dated July 16, 2014, the site is located in 
a Zone C, which is defined as, "areas of minimal flooding".  There are no development restrictions in 
Zone C.   

Easements/Restrictions 

According to Jeremy Grossman, a representative of the owner, there will be reciprocal easements for 
ingress, egress, and common area parking between the subject lot and common areas of Bay State 
Commons.  As a result of these easements, the owner of the subject building will likely pay a share of 
some common area operating expenses (i.e. snow plowing, sanding, snow removal, etc.).  The valuation 
in this report is based on the extraordinary assumption that the proposed easements/common area 
charges are reasonable and do not have an adverse effect on the marketability and/or value of the 
subject property.  A detailed analysis of the easements and what proposed common area charges are to 
be shared is strongly recommended. 
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Utilities  
Public water, sewer, electricity, gas and telephone are available along Union and Brigham Streets.   

Site Improvements  
Site improvements consist of asphalt paved parking lot, demarcated parking spaces, concrete curbs, 
bollards, concrete stairs, concrete and brick walkways, steel fencing, signs, and landscaping (trees, grass, 
stones, and mulch).  
 

Depreciation/Obsolescence 
 
Two forms of depreciation or obsolescence may impact site improvements: physical deterioration, 
curable or incurable and functional obsolescence, curable and incurable.      
 
Physical depreciation of the site improvements assumes normal wear and tear due to the age of the 
improvements.  Overall, the site improvements are considered to be in average/good condition. 

 
Functional obsolescence results from a defect in design, structure, and material, which reduces utility 
and affects value.  There is no evidence of functional obsolescence impacting the site improvements. 
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Floor Plan – First Floor 
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First Floor Layout 
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Floor Plan – Second Floor 
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Second Floor Layout 
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Building Analysis 
Actual Age  16+/- Years    
Effective Age  10+/- Years  
Original use  Retail/Gym      
Present use  Retail/Gym    
 

Exterior Construction 
Framing  Steel and Masonry 
Doors   Aluminum and Glass, Steel 
Siding   Brick, Stucco 
Roof Design  Gable, Flat  
Roof Cover  Asphalt Shingle, Rubber 
Insulation  Fiberglass  
Gutters/downspouts Built-in, Aluminum  
Windows  Insulated  
Stories   Two 
Condition  Good 
 

Basement   None  
 
Mechanical 

Heating FHA by gas, Electric Space Heater 
Wiring   Separately Metered; Assumed Adequate   
Plumbing Each Unit has a Ladies and Men’s Bathrooms 
Air conditioning HVAC Units (Each Space) 
Elevator   One, 3,500 lbs. (2 stops) 

 
Interior Construction 

Floors   Carpet, Ceramic Tile, VCT, Hardwood, Rubber, Plywood, Concrete   
Walls   Drywall, Tile, Brick, Unfinished 
Ceilings  Acoustical, Painted Steel Deck, Unfinished 
Overall Condition    Average/Good  

 
Other Features  
 

Wet sprinkler system, Men’s and Ladies Locker Rooms, Pool, Basketball Court, Showers 
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Building Size         First Floor:      33,882+/-SF 
 Second Floor: 33,882+/-SF 
 Total  67,764+/-SF 

Tenant Sizes 
 
As of the date of valuation, the subject property was designed for two tenants.  According to information 

provided by the property owner, the leasable areas are as follows.   

 

Tenant Name Area 
Vacant-1st Floor 31,000+/-SF 
Boston Sports Club 1st/2nd Flrs   32,500+/-SF 

Total 63,500+/-SF 

 
 
Depreciation/Obsolescence 
 
A building may be impacted by physical deterioration, curable or incurable; functional obsolescence, 
curable or incurable; and external obsolescence, which is incurable. 
 
Evidence of physical depreciation includes normal wear and tear for a building of this age.  Evidence of 
physical depreciation includes some water stained/damaged ceiling tiles, worn flooring in some areas, 
marred walls, and normal wear and tear for a building of this age. 
 
Functional obsolescence results from a defect in design, structure, or material which reduces utility and 
affects value.  The space currently occupied by Boston Sport Club (BSC) is located on the second floor 
and is only accessible via walking up three flights of stairs or using the elevator.  The lack of direct street 
level access has an adverse effect on the marketability of the space and potential market rent this area 
can generate.  
  
External obsolescence results from factors beyond the property which may exert a negative effect on its 
value.  Examples include high tax assessment or interest rates, neighborhood factors, environmental 
problems on abutting properties, or a surplus of competitive properties.  The subject is not adversely 
impacted by external obsolescence.    
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Highest and Best Use Analysis 

 
Highest and best use is defined as:  
 

"1. The reasonably probable use of property that results in the highest value.  The four criteria the 
highest and best use must meet are legal permissibility, physical possibility, financial feasibility, 
and maximum productivity.  
  
2. The use of an asset that maximizes its potential and that is possible, legally permissible, and 

financially feasible.  The highest and best use may be for continuation of an asset’s existing use 

or for some alternative use.  This is determined by use that a market participant would have in 

mind for that asset when formulating the price that that it would be willing to bid. (IVS)  

3. [The] highest and most profitable use for which the property is adaptable and needed or likely 
to be needed in the reasonable near future.”  
 
(Uniform Appraisal Standards for Federal Land Acquisitions) [The Dictionary of Real Estate 
Appraisal, 7th ed. (Appraisal Institute, 2022), 88] 
 

Applying the four criteria to determine the highest and best use: 
 

If Vacant and Unimproved 
 
Legal permissibility: The property is zoned Industrial (IA) and is also located in the Downtown Planning 
Overlay district and conforms to the dimensional requirements.  This zone allows many commercial uses 
by right or special permit.  Development of the site with any of the uses allowed by right or special permit 
would likely be permitted assuming dimensional and parking requirements are met.  
 
Physically possible: The subject has legal frontage and can be physically developed.  Additionally, public 
water, sewer, gas, electricity and telephone are available to the site.   The terrain of the site is conducive 
for development.  As evidenced by the improvements on site and in the neighborhood, development 
appears possible.   
 
Financially feasible:  The site is a portion of Bay State Commons, a neighborhood shopping center.   Given 
the zoning and the neighborhood, it would appear that the most likely use of the site would be for either 
an apartment building or a build to suit or owner occupied commercial building permitted by zoning.   
 
Maximally productive:  The maximally productive use of the site as if vacant and unimproved is for an 
apartment building or a build to suit or owner occupied commercial use allowed by zoning.  
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As Improved 
 

Legally permitted:  The retail/gym space is allowed by right.  According to a proposed subdivision plan 
provided by the property owner, the subject site will consist of 2.58+/-AC and includes the existing 
67,765+/-SF, two story, steel and masonry frame retail/gym building (known of 1500 Union Street). The 
valuation is based on the hypothetical condition that all approvals are granted for the subdivision of the 
subject site. 
 
Physically possible:  The subject has legal frontage and public water, sewer, gas, electricity, and 
telephone are available to the site.  As evidenced by the improvements in the neighborhood and the 
existing improvements on the lot, development appears possible. 
 
Financially feasible:  Recent leases (valuation section) indicates that there is some demand for 
properties like the subject in this market area.    
 
To test this, a debt service analysis was conducted.  At an estimated value of $6,040,000, the annual debt 
service on a mortgage based on a 75% loan-to-value ratio ($4,530,000) at 6.00% interest and amortized 
at a 25 year schedule with a five year call would be $350,242. The net income is from the income 
capitalization approach section of this report.  
 

NOI  Debt Service  Debt Coverage Ratio 
$438,035 / $350,242 = 1.25 

 

Based on a poll of local financial institutions, the debt coverage ratio is sufficient indicating the use is 
financially feasible. 
 
Maximally productive: No other use allowed by current zoning would provide a higher return than the 
existing uses.  
 

Valuation Analysis 
 
A well supported estimate of value utilizes a valuation process based on consideration of all pertinent 
general and specific data.  This process reflects three distinct methods for analyzing the data 
mathematically: cost approach, sales comparison approach, and income capitalization approach. 
 
If applicable to the estimation of value, all three methods, or approaches, may be utilized.  Use of one 
or more approaches, or the application of greater significance of one or another, is dependent on the 
type of subject property and other critical factors. 
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The cost approach is "A set of procedures through which a value indication is derived for the fee simple 
interest in a property by estimating the current cost to construct a reproduction of (or replacement for) 
the existing structure, including an entrepreneurial incentive or profit; deducting depreciation from the 
total cost; and adding the estimated land value.  Adjustments may then be made to the indicated fee 
simple estate in the subject property to reflect the value indication of the property interest being 
appraised". [The Dictionary of Real Estate Appraisal, 7th ed. (Appraisal Institute, 2022), 43] 
 
The sales comparison approach is "The process of deriving a value indication for the subject property by 
comparing sales of similar properties to the property being appraised, identifying appropriate units of 
comparison, and making adjustments to the sale prices (or unit prices, as appropriate) of the comparable 
properties based on relevant, market-derived elements of comparison.  The sales comparison approach 
may be used to value improved properties, vacant land, or land being considered as though vacant when 
an adequate supply of comparable sales is available."  [The Dictionary of Real Estate Appraisal, 6th ed. 
(Appraisal Institute, 2022, 170] 
 
The income capitalization approach is "Specific appraisal techniques applied to develop a value indication 
for a property based on its earning capability and calculated by the capitalization of property income.” 
[The Dictionary of Real Estate Appraisal, 7th ed. (Appraisal Institute, 2022), 94] 
 

Site Value 
 
The site value was not developed as the existing improvements are the highest and best use.  
 

Estimate of Value by the Cost Approach 
 
The Cost Approach was not developed due to the age of the improvements.  
 

Estimate of Value by the Sales Comparison Approach  
 
The Sales Comparison Approach was not developed for the subject property as no sales of comparable 
properties could be found.   Additionally, per prior agreement with the client, this approach was not 
developed. 
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Estimate of Value by the Income Capitalization Approach  

 
According to The Appraisal of Real Estate, published by the Appraisal Institute, the income capitalization 
approach is based on the principle of anticipation, which, for income producing properties, translates 
into present worth all rights to future benefits accruing to ownership. 
 
Of the many capitalization techniques for converting an income stream into an estimate of market value, 
direct capitalization and yield capitalization are the most frequently used.  Each is based on different 
assumptions concerning the relationship between expected earnings and value. 
 
Direct capitalization, as defined on page 53 of the 7th edition of The Dictionary of Real Estate Appraisal 
(Appraisal Institute, 2022), is: 
 

"A method used to convert an estimate of a single years’ income expectancy into an indication of         
value in one direct step, either by dividing the income estimate by an appropriate capitalization rate or 
by multiplying the income estimate by an appropriate factor.  Direct capitalization employs 
capitalization rates and multipliers extracted or developed from market data.  Only one year’s income 
is used.   Yield and value change are implied, but not explicitly identified." 

 
Yield capitalization is defined in the same text on page 206. 
 

"A method used to convert future benefits into present value by (1) discounting each future benefit at 
an appropriate yield rate or (2) by developing an overall rate that explicitly reflects the investment's 
income pattern, holding period, value change, and yield rate".   
 

Of these two capitalization techniques for converting an income stream into an estimate of market value, 
direct capitalization was selected as the most appropriate technique for the valuation of the subject 
given the stable market. 

 
Retail Lease Comparables 

 
In order to estimate the potential market rate of the subject property, research was conducted in 
Westborough and the market area for rental/lease rates of comparable retail spaces.   The best data that 
could be found included one 2021 lease in Worcester, a 2022 lease in Marlborough, two 2023 leases in 
Marlborough, three 2023 leases in Northborough, and one pending lease in Westborough.   
 
All of the comparables were leased on a triple net basis (tenant pays for their own utilities, as well as 
their proportionate share of real estate taxes, insurance, and all common area expenses), therefore 
these are terms projected for the subject. 
 
Following are the data summaries of the eight properties considered most comparable and a summary 
of the lease comparables.   The unit of measure derived for comparison is rent/SF.  
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Retail Lease Comparables 
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The comparables are summarized as follows: 
 
Comparable #1 (525 Lincoln Street, Worcester) is a 45,388+/-SF of retail space leased at a rate of 
$11.50/SF in Years 1-5; $12.50/SF in Years 6-10, triple net.  
 
Comparable #2 (199 Boston Post Road West, Marlborough) is a 25,317+/-SF of retail space leased at a 
rate of $10.00/SF, triple net.  
 
Comparable #3 (222 East Main Street, Marlborough) is a 41,090+/-SF of retail space leased at a rate of 
$5.59/SF in Years 1-5; $6.15/SF in Years 6-10, triple net.  
 
Comparable #4 (222 East Main Street, Marlborough) is a 17,019+/-SF of retail space leased at a rate of 
$10.00/SF Years 1-5, triple net.  
 
Comparable #5 (6110 Shops Way, Northborough) is a 29,200+/-SF of retail space leased at a rate of 
$12.50/SF, triple net.  
 
Comparable #6 (6111 Shops Way, Northborough) is a 28,780+/-SF of retail space leased at a rate of 
$12.50/SF, triple net.  
 
Comparable #7 (Shops Way, Northborough) is a 20,678+/-SF of retail space leased at a rate of $14.50/SF, 
triple net.  
 
Comparable #8 (30 Lyman Street, Westborough) is a 28,780+/-SF of retail space leased at a rate of 
$12.50/SF, triple net.  
 
The comparables ranged from $5.59/SF to $14.50/SF, depending on location, condition, etc.  The subject 

is superior to Comparable #3, #4 and #8 in condition and quality of building.   However, the subject is 

inferior to in location to Comparables #1 through #7 as they are located in higher traffic 

areas/developments.   After considering the above, the estimated market rental rate of the subject retail 

space is $11.00/SF, triple net.  

Gym Lease Comparables 
 

In order to estimate the potential market rate of the subject property, research was conducted in 
Westborough and the market area for rental/lease rates of comparable gym spaces.   The best data that 
could be found included a 2020 lease in Westborough, a 2021 lease in Worcester, a 2022 lease in 
Worcester, a 2022 lease in Westborough, and two 2022 leases in Worcester.  
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One of the comparables was leased net of heat, electricity and common area maintenance; five were 
leased on a triple net basis (tenant pays for their own utilities, as well as their proportionate share of 
real estate taxes, insurance, and all common area expenses).    
 
As most of the comparables were leased on a triple net basis (tenant pays for their own utilities, as well 
as their proportionate share of real estate taxes, insurance, and all common area expenses), these are 
the terms projected for the subject.  
 
Following are the data summaries of the six properties considered most comparable and a summary of 
the lease comparables.   The unit of measure derived for comparison is rent/SF.  
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Gym Lease Comparables 
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The comparables are summarized as follows: 
 
Comparable #1 (290 Turnpike Road, Westborough) is a 32,248+/-SF of gym space leased at a starting 
rate of $7.44/SF, triple net. 
 
Comparable #2 (712 Plantation Street, Worcester) is a 9,549+/-SF of gym space rented at a rate of 
$7.54/SF, triple net. 
 
Comparable #3 (386 Shrewsbury Street, Worcester) is a 6,000+/-SF of gym space rented at a rate of 
$10.00/SF, triple net. 
 
Comparable #4 (400 Union Street, Westborough) is a 6,000+/-SF of gym space rented at a rate of 
$11.50/SF in Year 1, with annual 2% increases, triple net. 
 
Comparable #5 (40 Millbrook Street, Worcester) is a 20,000+/-SF of gym space rented at an effective  
rate of $8.70/SF in Years 1-3, $9.44/SF in Years 4-5, triple net. 
 
Comparable #6 (68 Stafford Street, Worcester) is a 23,322+/-SF of gym space rented at a rate of 
$12.00/SF in Years 1-5, $13.20/SF in Years 6-10, triple net. 
 
The comparables ranged from $7.54/SF to $12.00/SF, depending on location, condition, size, etc.  The 

subject is inferior to Comparables #2 through #6 in size.  Larger gym spaces typically lease for a lower 

rate per square foot than smaller spaces.  Additionally, the subject is inferior to all comparables as the 

gym space is located on the second floor and is only accessible via walking up three flights of stairs or 

using an elevator.  The lack of direct street level access has an adverse effect on the marketability of the 

space and potential market rent this area can generate.  After considering the above, the estimated 

market rental rate of the subject gym space is $7.00/SF, triple net.  

Potential Gross Income 
 
Based on the current market rates,  the potential gross income is $568,500.  The calculations are as 
follows.    
 

Space Tenant Area X Rent/SF = Gross Income 

Retail Vacant  31,000+/-SF X $11.00 = $341,000 

Gym  Boston Sports Club 32,500+/-SF  X $  7.00 = $227,500 

     Total   $568,500 
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Vacancy and Collection Loss 
 
According to CoStar Comps data (see addendum) there is 2,450,080+/-SF of retail space (the 
predominant use of the subject) in Westborough of which 143,034+/-SF (5.8%) is listed as vacant space. 
If including space becoming available and space for sublease, the vacancy level increases to 224,381+/-
SF (9.2%), a much higher rate.   As of the date of valuation, the subject is 51% occupied.  
   
Taking all of these factors into consideration, the current state of the economy and real estate market, 
the average/good location of the subject, the need to walk up three flights of stairs or access an elevator 
to access the second floor space, the vacancy rate estimated for the subject is 10%.  Collection loss is 
estimated at an additional 2%, or a combined vacancy and collection loss of 12%. 
 

Effective Gross Income 
 
Deducting the estimated 12% vacancy and collection loss from the PGI results in an effective gross 
income (EGI) of $500,280. 

Operating Expenses 
 
Management 
 
As the building would only be used by two tenants, and the property is in average/good condition, 
management is estimated at 3% of EGI.  This estimate is based on input from representatives of 
management companies. 
 
Structural Maintenance 
 
The amount expended for structural maintenance depends on the age and condition of the building.  
Taking into consideration the main building is 16+/- years old and is in average/good condition, this is 
estimated at 2% of EGI. 
 
Reserves 
 
The amount expended for replacement reserves for short lived items depends on the age and condition 
of the building.   According to the survey for the first quarter of 2022, the range for this item for retail 
strip centers would be $0.10/SF to $.75/SF with an average of $0.28/SF.  Given the building is in 
average/good condition, an expense of $0.28/SF has been used.   The expense for the subject would be 
$22,225 ($.35/SF x 63,500+/-SF = $22,225). 
 
Professional Fees 
 
Professional fees include legal and accounting.  For a property like the subject, an expense estimate of 
$5,000 is considered reasonable. 
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Miscellaneous 
 
This account is for unforeseen items and is estimated at 2% of EGI including minimal utilities, real estate 
taxes, grounds maintenance and insurance during an anticipated short vacancy period. 
 

Total Operating Expenses 
 
Total operating expenses equate to $62,245. 
 

Net Operating Income (NOI) 

 
After deducting operating expenses from the EGI, the NOI projected is $438,035. 
 

Potential Gross Income (PGI)  $568,500 
Less Vacancy and Credit Loss (12%) ($ 68,220)  
Effective Gross Income (EGI)  $500,280 
Management (3%) ($ 15,008)  
Structural Maintenance (2%) ($ 10,006)  
Reserves  ($ 22,225)  
Professional Fees ($   5,000)  
Miscellaneous (2%) ($ 10,006)  
Total Operating Expenses ($ 62,245)  
   
Net Operating Income (NOI)  $438,035 

 

Overall Capitalization Rate 

Overall capitalization rates were obtained from commercial property sales (various office, restaurant, 
and or retail properties) in the area are summarized as follows: 
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        Address Sale Date Sale Price Overall Cap. Rate  
110 Elm Street 
Millbury, MA 
 
530 Boston Post Road 
Marlborough. MA 
 
250 & 260 Locke Drive 
Marlborough, MA 
 
100 Crowley Drive 
Marlborough, MA 
 
324 Clark Street 
Worcester, MA 
 
71 Fisher Street 
Westborough, MA 
 
104-108 Belmont Street 
Worcester, MA 
 
370-374 Boston Post  
Marlborough 
 
205 Chandler Street 
Worcester, MA 
 
174-184 Main Street 
Worcester, MA 
 
29 Bartlett Street 
Marlborough, MA 
 

05/31/19 
 
 

09/17/19 
 
 

10/10/19 
 
 

02/14/20 
 
 

03/27/20 
 
 

08/11/21 
 
 

08/11/21 
 
 

12/02/21 
 
 

12/31/21 
 
 

02/07/22 
 
 

04/27/22 

$1,315,000 
 
 

$2,500,000 
 
 

$24,250,000 
 
 

$16,500,000 
 
 

$13,000,000 
 
 

$837,500 
 
 

$3,900,000 
 
 

$800,000 
 
 

$2,700,000 
 
 

$5,000,000 
 
 

$2,230,000 

9.3% 
 
 

6.5% 
 
 

5.7% 
 
 

7.8% 
 
 

7.5% 
 
 

6.0% 
 
 

7.8% 
 
 

6.1% 
 
 

8.4% 
 
 

8.2% 
 
 

6.5% 

 
The overall capitalization rates from these 11 properties range from 5.7% to 9.3% with an average of 
7.2%.   
 
The band of investment technique was also used to calculate an overall capitalization rate. 
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Band of investment is defined on Page 15 of the 7th edition of The Dictionary of Real Estate Appraisal 
(Appraisal Institute, 2022) as:  "A technique in which the capitalization rates attributed to components of 
an investment are weighted and combined to derive a weighted-average rate attributable to the total 
investment (i.e., debt and equity, land and improvements)." 
 
Band of investment analysis is comprised of two components: 
 
1.  Mortgage composition (principal and interest), the financing typical for this type of investment. 
 
2.  Equity contribution and yield required by an equity investor. 
 
In order to calculate an overall capitalization rate, it is necessary to determine the rate of return expected 
by an investor. 
 
Following are examples of returns being received from other types of investments published in the 
Money Rates column of The Wall Street Journal on May 22, 2023 (approximately 2 weeks before the 
date of valuation). 
 
 
 
 
 
 
 
 
 
 
 
Considering the rates received on the types of investments listed above, the risk inherent in investment 
in real estate, the improving economy and real estate market and the average/good condition of the 
retail building, the equity rate estimated is 11.00%. 
  
Another component of this technique required to calculate the overall capitalization rate is mortgage 
terms available.   Based on conversations with loan officers, it was concluded that the most probable 
mortgage terms are a 75% loan-to-value ratio at 6.00% interest, amortized over a 25-year period. 
 
Based on the mortgage terms estimated, the mortgage constant for the subject would be .0773162; the 
equity requirement, 25%; the rate of return on equity, 11%; for a projected holding period of 7 years. 
 
Following are the calculations used in developing the overall capitalization rate by band of investment 
analysis. 
 

Prime Rate  8.25% 
Treasury Bills (10 Years)  3.38% 
30 Year Mortgage (Fixed)  7.12% 
15 Year Mortgage (Fixed)  6.39% 
Corporate Bonds  
     High Yield Constrained 
     High Yield 100 
     Triple CCC Rated  

 
 8.74% 
  8.12% 
14.75% 
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Loan to Value  Mortgage Constant   
.75 x .0773162 = .0579871 

     

Equity Requirement  Rate of Expected Return   

.25 x .11 = .0275000 

  Total  .0854872 

     Rounded  .085 

 
The overall capitalization rate based on the band of investment is 8.50%.   
 
According to Realtyrates.com for the second quarter of 2023, overall capitalization rates for retail (all 
retail) buildings ranged from a low of 4.60% to a high of 13.94%, with an average of 9.69%.   
 
According to the PwC Real Estate Investor Survey for the second quarter of 2023, the range in overall 
capitalization rates for retail strip centers for non-institutional grade buildings ranges from 5.00% to 
10.00% with an average of 7.17%.  
 
In summary, an overall capitalization rate of 8.50% was developed by the band of investment technique.   
An average overall rate of 9.69% was obtained from Realty Rates, an average overall rate of 7.17% was 
obtained from PwC, and an average rate of 7.20% was abstracted from the market. 
 
After all factors were considered including the average/good condition of the subject, the average/good 
location of the property, the good demand for investment real estate in locations like the subject, an 
overall capitalization rate of 7.25% was concluded to be reasonable.    
 
Dividing the NOI by the 7.25% overall capitalization rate yields the estimated market value of the 
property. 
 

NOI / Capitalization Rate = Value 
$438,035 / .0725 

Rounded 
= 
 

$6,041,862 
$6,040,000 

 
As of June 7, 2023, the estimated market value of the subject property by the income capitalization 
approach is: 
 

Six Million Forty Thousand Dollars 
$6,040,000 
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Reconciliation of Value Indications into Final Estimate 
 

The site value was not developed as the existing improvements are the highest and best use.  
 
The cost approach was not developed due to the age of the improvements. 
 
The Sales Comparison Approach was not developed as no sales of comparable properties could be found.   
Additionally, per prior agreement with the client, this approach was not developed. 
 
The market value by the income capitalization approach, based on eight retail rental properties and six 
gym properties was $6,040,000.   This is considered to be a very good indicator of value based on the 
very good rental data. 
 
As of June 7, 2023, the estimated market value of the property is:  

 
Six Million Forty Thousand Dollars 

$6,040,000 
 

 
Michael J. O'Hara, MAI 
Certified General 
Real Estate Appraiser 
Commonwealth of MA #932 
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 Certification 
 
I certify that, to the best of my knowledge and belief: 
 
1.  The statements of fact contained in this report are true and correct. 
 
2.  The reported analyses, opinions, and conclusions are limited only by the reported assumptions and 
limiting conditions, and is my personal, impartial, and unbiased professional analyses, opinions, and 
conclusions. 
 
3.  I have no present or prospective interest in the property that is the subject of this report and no 
personal interest with respect to the parties involved. 
 
4.   I have performed no services as an appraiser or in any other capacity, regarding the property that is 
the subject of this report within the three year period immediately preceding acceptance of this 
assignment.   
 
5.  I have no bias with respect to the property that is the subject of this report or to the parties involved 
with this assignment. 
 
6.  My engagement in this assignment was not contingent upon developing or reporting predetermined 
results. 
 
7.  My compensation for completing this assignment is not contingent upon the development or 
reporting of a predetermined value or direction in value that favors the cause of the client, the 
attainment of a stipulated result, or the occurrence of a subsequent event directly related to the 
intended use of this appraisal. 
 
8.  My analyses, opinions, and conclusions were developed, and this report has been prepared, in 
conformity with the Uniform Standards of Professional Appraisal Practice. 
 
9.  I have made a personal inspection of the property that is the subject of this report. 
 
10.  No one provided significant real property appraisal assistance to the person signing this certification. 
 
11.  The reported analyses, opinions and conclusions were developed, and this report has been prepared, 
in conformity with the requirements of the Code of Professional Ethics and Standards of the Professional 
Appraisal Practice of the Appraisal Institute. 
 
12. The use of this report is subject to the requirements of the Appraisal Institute relating to review by 
its duly authorized representatives.   
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13.  The property was inspected by the undersigned on 6/7/23. 
 

 
MICHAEL J. O'HARA, MAI 
Certified General Real Estate Appraiser 
Commonwealth of Massachusetts #932 
 
14.  As of the date of this report, I, Michael J. O'Hara, MAI have completed the requirements of the 
continuing education program of the Appraisal Institute. 
 

 
MICHAEL J. O'HARA, MAI 
Certified General Real Estate Appraiser 
Commonwealth of Massachusetts #932 
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Assumptions and Limiting Conditions 

 
The estimate of value and/or opinions are subject to the assumptions and limiting conditions stated 
herein. 
 
A. This appraisal is being prepared at the request of KP Law, c/o Mr. Shirin Everett, Esq., the intended 
user and client to estimate the market value for potential acquisition purposes.  Its use for any other 
purpose is invalid without prior approval and written authorization of O'HARA-BUTHRAY ASSOCIATES, 
INC. 
 
The use of this appraisal report, opinions, analyses, or valuation conclusions is restricted to the function 
specified above and for the client to whom addressed.  Release to a third party for whatever purpose is 
prohibited and unauthorized.  Unauthorized use of the report releases O'HARA-BUTHRAY ASSOCIATES, 
INC. of liability to the client and/or a third party.  
 
B. This report may not be reproduced, or used in any manner except for the purpose cited in this 
document.  This specifically prohibits the extraction of any information whole, or in part, from the report. 
 
C. Discussions regarding this appraisal report or estimates of value are restricted to valid representatives 
of the client.  Authorization from said client to discuss the appraisal with a third party must be in writing 
and will be retained on file. 
 
D. This report is subject to the standards of the Appraisal Institute and may be reviewed by its duly 
authorized representatives. 
 
E. Analyses, opinions, and conclusions are based on the assumption that: 
 

1. The property is under legal ownership and marketable. 
 

2.  Information supplied by the owner or a representative is accurate. 
 
3.  Data used in the report have been obtained from sources considered reliable. 
 
4. Dimensions of buildings or sites are rounded field measurements or those obtained from municipal 
records or other identified resources. 
 
5.  Identified mechanical equipment is in working condition. 
 
6.  Buildings on the site are structurally sound, and unaffected by dry rot or insect infestation, which 
can only be determined by qualified technicians. 
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7.  Identified on-site water systems are in working condition.  The quality, quantity, or functioning of 
a water system can only be determined by a qualified technician. 
 
8.  Identified on-site sewerage systems are in working condition.  The type and functioning of a 
system can only be determined by a qualified technician. 
 
9.  Testing and identification of discernible or unapparent hazards must be done by qualified 
technicians.  The cost of remediation of environmentally hazardous substances or materials (such as, 
but not limited to, lead paint, asbestos, formaldehyde foam, radon, oil, toxic waste, or radioactivity, 
etc.) has to be deducted from the final value estimated in this report. 

 
10. Prospective valuations are based on satisfactory completion, repair, or renovation according to 
plans and specifications submitted for the appraisal. 

 
11. I (We) have not made a specific compliance survey and analysis of this property to determine 
whether it is inconformity with the various detailed requirements of the Americans with Disabilities 
Act (ADA). A compliance survey of the property, together with a detailed analysis of the requirements 
of the ADA, may reveal that the property is not in compliance with one or more of the requirements 
of the Act.  This could have a negative effect on the value of the property.  Since I (we) have no direct 
evidence relating to this issue, non-compliance with ADA requirements has not been considered in 
estimating the value of the property. 

 
12. Unless otherwise specified, the subject property conforms to all federal, state, and municipal 
codes and requirements, and environmental regulations. 

 
F. Market data 
 

1.  Sale prices of comparable properties are verified with grantors and/or grantees, attorneys, 
brokers, loan officers and deeds. 

 
2.  Lease data are verified with lessors and/or lessees or their representatives, brokers, or other 
sources deemed reliable. 

 
3.  O'Hara-Buthray Associates, Inc. does not conduct field measurements of comparable sale or 
rental properties.  Sizes are verified with brokers, grantors and/or grantees, assessor records, 
lessors, or lessees. 

 
G. Valuation 
 

1. This appraisal assignment is not based on a requested minimum valuation, a specific 
valuation, or the approval of a loan.  (USPAP Standard 1) 
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Statement of Non Standard Conditions or Assumptions 

 
This appraisal report is intended to comply with the reporting requirements set forth under Standards 
Rule 2-2(a) of the Uniform Standards of Professional Appraisal Practice for an Appraisal Report.  It 
presents only summary discussions of the data, reasoning, and analyses used in the appraisal process to 
develop the appraiser's opinion of value. 
 
Supporting documentation concerning the data, reasoning, and analysis is retained in the appraiser's 
file.  The depth of discussion contained in this report is specific to the need of KP Law, c/o Mr. Shirin 
Everett, Esq., the intended user and client to estimate the market value for potential acquisition 
purposes.  The appraiser is not responsible for unauthorized use of this report. 

Extraordinary Assumptions & Hypothetical Conditions 

 
The value conclusions are subject to the following extraordinary assumptions that may affect the 
assignment results.  An extraordinary assumption is an assumption, directly related to a specific 
assignment, as of the effective date of the assignment results, which, if found to be false, could alter the 
appraiser's opinions or conclusions.  
 

1. Based on discussions with Jeremy Grossman, a representative of the owner, there will be  
reciprocal easements for ingress, egress, and common area parking between the subject lot 
and common areas of Bay State Commons.  As a result of these easements, the owner of the 
subject building will likely pay a share of some common area operating expenses (i.e. snow 
plowing, sanding, snow removal, etc.).  The valuation in this report is based on the 
extraordinary assumption that the proposed easements/common area charges are 
reasonable and do not have an adverse effect on the marketability and/or value of the subject 
property.  A detailed analysis of the easements and what proposed common area charges 
are to be shared is strongly recommended. 

 
2. The subject is listed as a confirmed disposal site in the Transition List of Confirmed Disposal 

Sites and Locations to be Investigated (Department of Environmental Protection [DEP]).  The 
estimate of value is contingent on conformity to all municipal, state, and federal 
environmental guidelines. 
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The value conclusions are based on the following hypothetical conditions that may affect the assignment 
results.  A hypothetical condition is a condition, directly related to a specific assignment, which is contrary 
to what is known by the appraiser to exist on the effective date of the assignment results, but is used for 
the purpose of analysis. 
 

1. As of the date of this appraisal, the subject was a portion of a 53.49+/-AC site known as Bay State 
Commons.  According to a proposed subdivision plan provided by the property owner, the subject 
site will consist of 2.58+/-AC and includes the existing 67,765+/-SF, two story, steel and masonry 
frame retail/gym building (known of 1500 Union Street). The valuation is based on the 
hypothetical condition that all approvals are granted for the subdivision of the subject site. 
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Addendum 
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Deeds 
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Assessor Field Card 
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Owners Letter of Intent -First Floor Retail Space  
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Flood Insurance Rate Map 
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Co-Star Vacancy Survey 

 



                                                                          O’Hara-Buthray Associates, Inc. Page 102 
 

 

Replacement Cost Estimate 
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Qualifications 

Michael J. O’Hara, MAI 

 
EMPLOYMENT:  O’HARA-BUTHRAY ASSOCIATES, INC. 
   Partner 
   Worcester, Massachusetts 
 September 1995 to date 
 Actively involved in appraising, consulting and in reviewing appraisal reports 
 
 PATRICK MCMAHON ASSOCIATES, INC. 
 Associate 
 Worcester, Massachusetts 
 March 29, 1987 to August, 1995 
 Real Estate Appraiser 
 
EDUCATION: ASSUMPTION COLLEGE 
 Worcester, Massachusetts 
 Bachelor’s in Science; Economics 
 
 APPRAISAL INSTITUTE 

− Basic Appraisal Principles, 8/19 

− Basic Appraisal Principles, 12/13 

− Professional’s Guide to the Fannie Mae 2-4 Unit Form 1025, 02/09 

− Real Estate Operations, 11/08 

− Forecasting Revenue, 11/08 

− Apartment Appraisal, Concepts and Applications, 10/08 

− Basic Appraisal Principles, 2/09 

− Business Practices and Ethics, 10/08 

− Eminent Domain and Condemnation, 11/05 

− Analyzing Operating Expenses, 11/05 

− National USPAP Update Course, 9/04 

− Standards of Professional Practice, Part C, 9/99 

− Standards of Professional Practice, Part B, 3/95 

− Standards of Professional Practice, Part A, 3/95 

− The Appraiser’s Complete Review, 7/93 

− Report Writing & Valuation, 9/91 

− Case Studies in Real Estate Valuation, 5/91 

− Capitalization Theory & Techniques, Part B, 10/90 

− Capitalization Theory & Techniques, Part A, 5/90 

− Basic Valuation Procedures, 6/89 

− Standards of Professional Practice, 10/88 

− Real Estate Appraisal Principles, 9/87 
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SEMINARS 

− The Basics of Expert Witness for Commercial Appraisers, 10/21 

− Appraisal of Industrial and Flex Buildings, 10/21 

− 2022-2023 7-Hour National USPAP Update Course, 10/21 

− 2020-2021 7-Hour National USPAP Update Course, 10/21 

− 2018-2019 7-Hour National USPAP Update Course, 8/19 

− Essential Elements of Disclosures and Disclaimers, 8/19 

− Appraising Small Apartment Properties, 8/19 

− That’s a Violation, 8/19 

− The Basics of Expert Witness for Commercial Appraisers, 8/19 

− 2016-2017 7-Hour National USPAP Update Course, 11/17 

− Appraisal of Land Subject to Ground Leases, 11/17 

− Essential Elements of Disclosures and Disclaimers, 11/17 

− Income Approach Case Studies for Commercial Appraisal, 11/17 

− Managing Appraiser Liability, 11/17 

− 2014-2015  7-hour National USPAP Update Course, 12/13 

− 2-4 Family Finesse, 12/13 

− Business Practices and Ethics, 12/13 

− Uniform Standards of Appraisal Practice 2012-2013 Update, 11/13 

− Even Odder – More Oddball Appraisals, 11/13 

− Appraising and Analyzing Retail Shopping Centers for Mortgage Underwriting, 11/13 

− Mortgage Fraud – Protect Yourself, 11/13 

− Uniform Standards of Appraisal Practice 2010/11 Update, 09/11 

− Uniform Appraisal Dataset, 08/11 

− USPAP Version 2006, 10/07 

− USPAP Version 2005, 2/06 

− The FHA and the Appraisal Process, 12/03 

− Appraising 1-4 Family Properties, 12/03 

− Standards of Professional Appraisal Practice, 5/02 

− Appraising Income Properties, 2/01 

− Advanced Income Property Appraising, 2/98 

− Uniform Residential URAR Appraisal Report, 3/98 

− The High-Tech Appraisal Office, 11/96 

− Maximizing the Value of an Appraisal Practice, 8/95 

− Due Diligence, Contaminated Properties and the 

−  Real Estate Appraiser, 1/95 

− Understanding Limited Appraisals and Reporting 

− Options, 10/94 

− Argus Financial Software, 11/93 

− Commercial Real Estate Appraisal Seminar, 7/90 

− Cash Equivalency, 5/88 

− Rates, Ratios and Reasonableness, 5/88 

 

PROFESSIONAL  Appraisal Institute, MAI #10,120 

MEMBERSHIPS:   
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APPRAISAL   Appraisals and/or feasibility of diverse properties for government agencies, financial 

EXPERIENCE:  institutions, insurance companies, large industrial corporations, attorneys, developers,  

    relocation agencies and individual clients. 

 

TYPES OF   Residential, condominiums, multi-families, apartments, sub-divisions, commercial,  
PROPERTIES  industrial, shopping centers, office buildings, motels, golf courses, special purpose 
APPRAISED:  properties and unimproved land. 

 

EXPERT WITNESS: United States Federal Bankruptcy Court, Worcester County Superior Court, Appellate 

    Tax Board 

 

PAST AREAS OF Massachusetts, Connecticut  

 

CERTIFICATION: Certified General Real Estate Appraiser 

    Commonwealth of Massachusetts #932 to 11/17/2023 

 

RECERTIFICATION: As of this date, I have completed the requirements of the continuing education program of   

    the Appraisal Institute. 


